Community Development Authority
Meeting Minutes
Friday, February 7, 2020 at 7:30 a.m.
Village Hall Committee Room
3930 N. Murray Ave, Shorewood, WI 53211
Present: Chair Peter Hammond (arrived for item 7), Tr. Davida Amenta, Tr. Wesley Warren (via
telephone, left during item 7), Jon Krouse (left during item 8), Joe LeSage and Desty Lorino.
Also present: Leslie Montemurro, Dylan Dreger, Rachel Denton, Village Manager, Rebecca Ewald,
Finance Director Mark Emanuelson, and Planning and Development Director Bart Griepentrog.
1. Call to order.
The meeting was called to order at 7:35 am.
Mr. LeSage nominated Mr. Krouse to be acting Chair until Chair Hammond was able to arrive;
seconded by Mr. Lorino. Vote 5-0.
2. Consider November 1, 2019 meeting minutes.
Tr. Amenta moved to approve the November 1, 2019 meeting minutes; seconded by Mr. LeSage. Vote
5-0.
3. Consider December 19, 2019 meeting minutes.
Tr. Amenta moved to approve the December 19, 2019 meeting minutes; seconded by Mr. LeSage.
Vote 5-0.
4. Consider January 16, 2020 meeting minutes.
Tr. Amenta moved to approve the January 16, 2020 meeting minutes; seconded by Mr. LeSage. Vote
5-0.
5. Consider Façade Improvement Grant for signage at HIYA Taco at 4144 N. Oakland Ave.
Mr. Griepentrog provided an overview of the request as detailed within the project memo. HIYA Taco
was requesting a $1,500 grant for signage. It was noted that the property had received a maximum
façade grant award within the previous 5-year period so any additional grant funding required the
CDA’s direct approval.
Ms. Montemurro noted that they were only applying for a signage grant, but that they were also
spending money on modifying the building façade as well.
Tr. Amenta reiterated her previous stance that signs are a cost of doing business and would vote no on
the application. Mr. Lorino confirmed that the grant money was specifically designed for these types of
grants. Tr. Amenta agreed, but noted that a limited amount of funding was available. Mr. LeSage
questioned if there was any sort of claw back provision with the façade grants and was informed there
was not. Mr. LeSage also questioned the details of the previous grant and was informed that El
Camino Partners, LLC d/b/a The Ruckus received $81,042. The grant did not go to the property owner.
Mr. LeSage noted that he would vote in favor of the application because he did not believe the policy
was designed to pick winners and losers. Mr. Krouse agreed, but suggested that the policy should be
addressed.
Mr. LeSage moved to approve the Façade Improvement Grant for signage at HIYA Taco at 4144 N.
Oakland Ave.; seconded by Tr. Warren. Vote 4-1. (Tr. Amenta voted no.)
Mr. LeSage also requested that the overall policy be discussed on a future agenda, and Ms. Ewald
confirmed that it would be.

6. Consider Façade Improvement Grant for signage at Exercise Coach at 3565 N. Oakland Ave.
Mr. Griepentrog provided an overview of the request as detailed within the project memo. The Exercise
Coach was requesting a $1,500 grant for signage. It was noted that the property had received a
maximum façade grant award within the previous 5-year period so any additional grant funding required
the CDA’s direct approval.
Tr. Amenta questioned if the signage had gone to the Design Review Board, and Mr. Griepentrog
confirmed that it had.
Tr. Warren moved to approve the Façade Improvement Grant for signage at The Exercise Coach at
3565 N. Oakland Ave.; seconded by Mr. Lorino. Vote 4-1. (Tr. Amenta voted no.)
Mr. LeSage noted a desire for moving towards a goal with these grants, such as uniformity or design
principle.
(Chair Hammond joined the meeting via teleconference.)
7. Consider Service Agreement with the Business Improvement District (BID).
Ms. Ewald provided a brief background for discussion. She noted that the BID recently hired a new
Executive Director who would now be full-time. It was noted that this proposed agreement, which
would scale back to include only façade grant administration, would be for 2020 and that Strategic
Planning would amend the relationship and responsibilities moving forward.
Tr, Amenta was agreeable to the agreement with the exception of compensation, noting that sign
grants are smaller than full façade grants. She questioned if the amount of work was the same for
either type of grant, and Mr. Griepentrog confirmed that it typically was the same.
It was noted that the CDA has recently contributed money to the BID as compensation for
complementary activities, such as façade grant administration and business recruitment. Ms. Ewald
pointed out that the relationship was first formalized in 2017 with a service agreement. Chair
Hammond confirmed that the previous agreement provided compensation at $60 per hour. Mr.
Griepentrog provided that grants typically require 5-10 hours of administration. Tr. Amenta questioned
how grants in process would be charged, and Ms. Ewald noted that only new grants would qualify for
compensation.
Chair Hammond noted that he liked the idea of providing compensation per grant at the proposed $500
level. (Tr. Warren left the meeting.) Mr. Krouse agreed based on the provided estimates of time. Tr.
Amenta also suggested that Authority could simply provide a lump sum payment for the entire year.
Ms. Ewald mentioned that could be an option for this year, but suggested she would like to see future
agreements based on a particular joint business plan. Tr. Amenta questioned how business
recruitment would be documented and Ms. Ewald noted that the groups would need to confirm the best
way to work together with respect to what we both inherently do. Chair Hammond agreed and provided
that the agreement should specifically relate to a CDA program.
Tr. Amenta noted that in the government world, grant administration should not be more than 10-15%.
Mr. Krouse noted that such percentages could make sense for larger amounts, but that these grants
are small and require a minimum amount of work.
Tr. Amenta moved to approve the Service Agreement with the BID with the modification to section 2 to
say that the CDA will compensate the BID Board at a rate of $500 for façade grants and $250 for sign
grants. There were no seconds to the motion.
Mr. LeSage moved to approve the Service Agreement with the BID as proposed; seconded by Mr.
Krouse. Vote 3-1. (Tr. Amenta voted no and Mr. Lorino abstained.)

8. Presentation of Housing Market Study and Needs Analysis.
Rachel Denton of Novogradac presented an overview of the Housing Market Study and Needs
Analysis. She noted that the presentation was structured on the data that was compiled in response to
the community questions. The presentation is attached to these minutes as Exhibit 1.
Members of the Authority asked questions related to the data throughout the presentation, with the goal
of receiving response within the final report. (Mr. LeSage left the meeting prior to the end of the
presentation.) The CDA noted that the data provided should provide a basis for defining future goals
and actions.
The final report was noted to be received and distributed prior to upcoming Strategic Planning efforts.
9. Consider 2019 CDA Annual Report
The 2019 CDA Annual Report was accepted as presented, with the understanding that the content
would be brought back during Strategic Planning and other future meetings.
10. Review of PDD monthly report.
This item was not discussed.
11. Reminder CDA/Village Board Strategic Planning Sessions March 12 and April 2 at 6:00 pm.
This item was not discussed.
12. Adjournment.
Tr. Amenta motioned to adjourn the meeting at 10:05 am; seconded by Mr. Lorino. Vote 4-0.
Respectfully submitted,

Bart Griepentrog, AICP
Planning & Development Director

EXHIBIT 1

Comprehensive Housing
Market Study and Needs
Analysis
for Final Presentation
Rachel Denton, MAI
Partner
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About Novogradac & Company LLP
Novogradac & Company LLP is a national certified public accounting and consulting firm with
nearly 30 offices nationwide. Our clients represent a broad range of industries, with a major
emphasis in the real estate sector. We provide publicly and privately held national enterprises
with a full spectrum of audit, tax, valuation, expert witness and litigation support, property
compliance and general consulting services and we work extensively in the affordable housing,
community development, historic preservation and renewable energy fields.

Consistently
recognized as a
“Best of the Best”
firm
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Founded in 1989
in San Francisco

Ten annual
conferences
held across
the country
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Monthly Novogradac
Journal of Tax Credits
published in addition
to tax credit
handbooks

Industry
experts, speak
at a variety of
national and
local events,
conduct
webinars, etc.

The GoVal Group of Novogradac
The Government Consulting and
Valuation Advisory (GoVal) Group of
Novogradac provides valuation services
including city, area, or county-wide
housing need analysis, market study and
appraisal services for market rate and
affordable housing properties, both for
sale and rental, GIS and demographic
analysis, feasibility analysis, and rent
comparability studies throughout the
country. The GoVal Group performs
approximately 1,800 market studies and
appraisals per year and since 2003 over
nearly 20,000 reports have been
completed nationwide. Reflecting this
experience, the firm maintains client
relationships with the leading housing
sponsors in the industry.
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Personal Background & Tenure
• Graduated from Cornell University in May 2003
• B.S. Degree in Urban and Regional Studies
• Tenure at Novogradac and Professional Licensing

Hired as
Researcher
2003

Obtained
CG
Appraiser’s
License
2007

Promoted
to Manager
2008

Promoted
to Principal
2013

Obtained
MAI
Designation
2016

Admitted to
partnership
Jan. 1,
2017

• Currently maintain licenses in a dozen states and am involved with
local chapter of Appraisal Institute and former Board member of the
Kansas City Commercial Real Estate Women organization
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Personal Background
• PhD (All But Dissertation) in Sociology with
specialization in Methodology/Statistics,
Organizations/Networks, and Public Administration
• 2011 – Dual Master’s Degrees in Social Policy &
Planning and Comparative Politics (States & Markets)
from the London School of Economics and Political
Science
• 2006 – Present, Employee or Consultant with
Novogradac & Company LLP
Hired as
Researcher at
Novogradac &
Company LLP
2006
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Promoted to
Analyst 2007

Converted to
consultant &
began graduate
work
2009

Graduated
from LSE
2011
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Started PhD at
The University
of Arizona
2011

Passed
Comprehensive
Exams and
Began
Consulting FullTime with
Novogradac
2014

Summary of Project

• Data Collection
• Community Questions
• Recommendations
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Outline of Report

•
•
•
•
•
•
•
•

Data & Methodology
Community Profile – Demographic Analysis
Community Profile - Economic Analysis
Housing Analysis
Gap Analysis
Public Participation
Community Questions (RFP specified)
Recommendations (RFP specified)
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Data & Methodology
Mixed-Methods Research Design
• Secondary Data Analysis
– Census Bureau, ESRI Demographics, HUD, BLS, etc.

• Primary Data Analysis
–
–
–
–
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Survey of rental housing supply (n=16)
Interviews with local realtors (n=4)
Two public listening sessions (n=43, November 2019)
Online survey (n=402, November 2019)
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Community Questions
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1 & 2. What are the current demographic and economic characteristics of households
living in Shorewood? What can Shorewood expect with respect to changing demographic
and economic characteristics in the next 2-5 years? 10 years? 15 years?

POPULATION

HISTORICAL AND CURRENT

PROJECTIONS

What makes Shorewood unique?
Minimal projected population growth
relative to Whitefish Bay
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1 & 2. What are the current demographic and economic characteristics of households
living in Shorewood? What can Shorewood expect with respect to changing demographic
and economic characteristics in the next 2-5 years? 10 years? 15 years?

POPULATION BY AGE

What makes Shorewood unique?

May 8, 2020

•

Shorewood median age significantly
lower due to large representation of
young adults ages 20 to 34

•

Median age in Shorewood actually
decreased from the 2008-2012
period.
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1 & 2. What are the current demographic and economic characteristics of households
living in Shorewood? What can Shorewood expect with respect to changing demographic
and economic characteristics in the next 2-5 years? 10 years? 15 years?

HOUSEHOLD TYPE

What makes
Shorewood unique?
Significantly more
nonfamily households

Nonfamily households
cluster in the southwest
and central parts of
Shorewood
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1 & 2. What are the current demographic and economic characteristics of households
living in Shorewood? What can Shorewood expect with respect to changing demographic
and economic characteristics in the next 2-5 years? 10 years? 15 years?

MEDIAN HOUSEHOLD INCOME

What makes Shorewood unique?
Lower MHI than that of Wauwatosa
and Whitefish Bay
Significantly higher MHI in the east
MHI trends follow typical life-cycle
earnings pattern
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3. What are the current housing characteristics in Shorewood, including owneroccupied versus renter-occupied, age and condition, size, including number of
bedrooms, and price range?

Typical renter household is a nonfamily household ages 15 to 34 or 65 and over living in southwestern or central Shorewood
Typical owner profile of a married couple household with the householder ages 35 to 64 living in eastern or northwestern
Shorewood.
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3. What are the current housing characteristics in Shorewood, including owneroccupied versus renter-occupied, age and condition, size, including number of
bedrooms, and price range?

Housing costs in general are relatively high and rising: value rose from $288,700 to $330,800 (2008-2012 v. 2013-2017)
Housing costs are significantly higher in eastern Shorewood and more affordable in southwestern Shorewood
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3. What are the current housing characteristics in Shorewood, including owneroccupied versus renter-occupied, age and condition, size, including number of
bedrooms, and price range?

Rents in Shorewood are relatively high and rising: median gross rent rose from $846 to $948 (2008-2012 v. 2013-2017)
The highest median gross rent is in southwest and central Shorewood and the lowest in eastern Shorewood, though the latter
trend is likely due to the relatively small number of rentals in that part of Shorewood.
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3. What are the current housing characteristics in Shorewood, including owneroccupied versus renter-occupied, age and condition, size, including number of
bedrooms, and price range?

Source: HUD, CHAS, 2012-2016

May 8, 2020

www.novoco.com

3. What are the current housing characteristics in Shorewood, including owneroccupied versus renter-occupied, age and condition, size, including number of
bedrooms, and price range?
Renter households
constitute 61 percent
of all cost burdened
households and 70
percent of all severely
cost burdened
households
Moderate income
and below owner
households are more
likely to experience
this hardship.

Source: HUD, CHAS, 2012-2016
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3. What are the current housing characteristics in Shorewood, including owneroccupied versus renter-occupied, age and condition, size, including number of
bedrooms, and price range?
Affordable Housing Supply = Mandated Supply + Naturally Occurring Supply
Mandated Supply
River Park (427 units)
Section 8
Seniors ages 55 and over with disability or 62 and over absent disability
99.3% occupied with 2-4 month waiting list
Lighthorse 4041 (17 units at mixed-income property)
@ 60% AMI
General tenancy
100% occupied with 522 household waiting list
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3. What are the current housing characteristics in Shorewood, including owneroccupied versus renter-occupied, age and condition, size, including number of
bedrooms, and price range?
BUT just because they are affordable
does not make them available; many are
occupied by higher income households

Naturally Occurring Supply

*properties with rents that are below the maximum allowable LIHTC rents
Studio One Bath
Property
LIHTC Maximum Allowable Rent 80% AMI
Fountainview Apartments (Market)
Colony Woods (Market)
LIHTC Maximum Allowable Rent 60% AMI
North Shore Apartments (Market)
Eastmore Real Estate (Market)
Casanova Apartments (Market)
Fair Market Rent
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Average
$1,038
$780
$757
$749
$732
$673
$648
$505

One Bedroom One Bath
Property
Cornerstone & Ravenna Apartments (Market)
The Oaks Of Shorewood (Market)(1.5BA)
Cornerstone & Ravenna Apartments (Market)
Mosaic On Oakland (Market)
Cornerstone & Ravenna Apartments (Market)
Lighthorse 4041 (Market)
Cornerstone & Ravenna Apartments (Market)
Cornerstone & Ravenna Apartments (Market)
The Oaks Of Shorewood (Market)
LIHTC Maximum Allowable Rent 80% AMI
Shorewood East Apartments (Market)
Fountainview Apartments (Market)
Charleston East Apartments (Market)
The Villager (Market)
Lighthorse 4041 (@60%)
North Shore Apartments (Market)
LIHTC Maximum Allowable Rent 60% AMI
Casanova Apartments (Market)
Ardmore Terrace Apartments (Market)
Eastmore Real Estate (Market)
Eastmore Real Estate (Market)
3919 North Morris Blvd. Apartments (Market)
Fair Market Rent

Average
$1,612
$1,569
$1,562
$1,539
$1,512
$1,427
$1,387
$1,337
$1,264
$1,101
$1,016
$995
$956
$909
$899
$851
$792
$782
$751
$746
$696
$692
$618

Two Bedroom One Bath
Property
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2.5BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Lighthorse 4041 (Market)(2BA)
Mosaic On Oakland (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
The Oaks Of Shorewood (Market)(2BA)
Fountainview Apartments (Market)(2BA)
The Oaks Of Shorewood (Market)(1.5BA)
Shorewood East Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
LIHTC Maximum Allowable Rent 80% AMI
Fountainview Apartments (Market)(1.5BA)
Colony Woods (Market)
North Shore Apartments (Market)
Shorewood East Apartments (Market)(1.5BA)
Lighthorse 4041 (@60%)(2BA)
Charleston East Apartments (Market)(2BA)
Casanova Apartments (Market)
Eastmore Real Estate (Market)
The Villager (Market)(1.5BA)
Shorewood East Apartments (Market)
Charleston East Apartments (Market)(1.5BA)
The Lakewood Building (Market)
The Lakewood Building (Market)(1.5BA)
Charleston East Apartments (Market)
LIHTC Maximum Allowable Rent 60% AMI
3919 North Morris Blvd. Apartments (Market)
Eastmore Real Estate (Market)
Ardmore Terrace Apartments (Market)
Fair Market Rent
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Average
$3,227
$3,127
$3,027
$3,027
$2,927
$2,727
$2,627
$2,627
$2,527
$2,509
$2,454
$2,377
$2,352
$2,027
$1,937
$1,510
$1,509
$1,439
$1,402
$1,330
$1,263
$1,202
$1,165
$1,089
$1,082
$1,059
$1,053
$1,044
$1,044
$1,039
$1,024
$1,000
$1,000
$969
$959
$953
$939
$870
$766

Three Bedroom One Bath
Property
Cornerstone & Ravenna Apartments (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Mosaic On Oakland (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Lighthorse 4041 (Market)(2BA)
Cornerstone & Ravenna Apartments (Market)(2BA)
Fountainview Apartments (Market)(2BA)
LIHTC Maximum Allowable Rent 80% AMI
Shorewood East Apartments (Market)(2BA)
The Villager (Market)(1.5BA)
Lighthorse 4041 (@60%)(2BA)
Eastmore Real Estate (Market)(2BA)
LIHTC Maximum Allowable Rent 60% AMI
Eastmore Real Estate (Market)
Fair Market Rent

Average
$3,635
$3,235
$3,133
$3,085
$2,949
$2,435
$1,663
$1,529
$1,497
$1,332
$1,249
$1,127
$1,101
$1,027
$984

4 & 5. What is the nature and extent of housing demand in Shorewood, including
residents currently living in Shorewood and nonresidents who may want to live in the
community? What aspects of housing demand does Shorewood’s supply currently not
meet, such as affordable, accessible, price, size, number of bedrooms, special/supportive
needs?
AFFORDABLE RENTAL HOUSING GAP ANALYSIS

All Renter Households
At or below extremely low income (≤30% HAMFI)
Total Renter Households
Affordable Units
Surplus or Deficit of Affordable Units
Affordable Units per 100 Renter Households
Affordable and Available Units
Surplus or Deficit of Affordable and Available Units
Affordable and Available Units per 100 Renter Households
At or below very low income (≤50% HAMFI)
Total Renter Households
Affordable Units
Surplus or Deficit of Affordable Units
Affordable Units per 100 Renter Households
Affordable and Available Units
Surplus or Deficit of Affordable and Available Units
Affordable and Available Units per 100 Renter Households
At or below low income (≤80% HAMFI)
Total Renter Households
Affordable Units
Surplus or Deficit of Affordable Units
Affordable Units per 100 Renter Households
Affordable and Available Units
Surplus or Deficit of Affordable and Available Units
Affordable and Available Units per 100 Renter Households

3,255
845
550
(295)
65
340
(505)
40
1,225
950
(275)
78
480
(745)
39
1,820
3,005
1,185
165
1,065
(755)
59

Much of the affordable supply is
occupied by higher income
households  gap in available
housing units for lower income
households

Note: the above categories are not independent, but rather are additive
Source: HUD, 2012-2016 CHAS data, published August 2019.
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4 & 5. What is the nature and extent of housing demand in Shorewood, including
residents currently living in Shorewood and nonresidents who may want to live in the
community? What aspects of housing demand does Shorewood’s supply currently not
meet, such as affordable, accessible, price, size, number of bedrooms, special/supportive
needs?
AFFORDABLE OWNER HOUSING GAP ANALYSIS

All Owner Households
At or below Very Low Income Owner Households (≤50% HAMFI)
Total Owner Households
Affordable Units
Surplus or Deficit of Affordable Units
Affordable Units per 100 Owner Households
Affordable and Available Units
Surplus or Deficit of Affordable and Available Units
Affordable and Available Units per 100 Owner Households
At or below Low Income Owner Households (≤80% HAMFI)
Total Owner Households
Affordable Units
Surplus or Deficit of Affordable Units
Affordable Units per 100 Owner Households
Affordable and Available Units
Surplus or Deficit of Affordable and Available Units
Affordable and Available Units per 100 Owner Households
At or below Middle Income Owner Households (≤100% HAMFI)
Total Owner Households
Affordable Units
Surplus or Deficit of Affordable Units
Affordable Units per 100 Owner Households
Affordable and Available Units
Surplus or Deficit of Affordable and Available Units
Affordable and Available Units per 100 Owner Households

4,455
275
190
(85)
69
70
(205)
25
520
570
50
110
145
(375)
28
815
1,100
285
135
330
(485)
40

Note: the above categories are not independent, but rather are additive
Source: HUD, 2012-2016 CHAS data, published August 2019.
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4 & 5. What is the nature and extent of housing demand in Shorewood, including
residents currently living in Shorewood and nonresidents who may want to live in the
community? What aspects of housing demand does Shorewood’s supply currently not
meet, such as affordable, accessible, price, size, number of bedrooms, special/supportive
needs?
FORECAST DEAMND:

By 2035 a total of 343 new housing units will be needed based on projected increases in the number of households in Shorewood and
assuming a healthy vacancy rate of five percent. This equates to approximately 21 units per year which will be needed to meet the
forecast demand on the whole. On the whole, at the current rate of construction (approximately 45 units per year since 2010), overall
demand in Shorewood will be met.

EXISTING GAPS

Within the housing stock however, there are gaps. In particular, there is a limited supply of:
new construction housing units,
fully renovated and updated older housing units,
affordable and available for-sale and for-rent housing units,
formally restricted affordable housing units,
rental units with gross rents between $500 and $999,
single-family homes with a price of less than $300,000 and particularly at less than 200,000,
senior-friendly owner-occupied supply, either condominiums or single-story ranch homes,
the vacancy rates for all rental housing are low which suggests additional demand for rental housing for all income levels
and age groups, and
• there are no housing developments for adults with special needs.
•
•
•
•
•
•
•
•

The limited available supply, both for-rent and for-sale, coupled with the lack of developable land, suggests that housing
prices will likely continue to rise and affordability will continue to be an issue absent an increase in supply, and targeted
supply in particular.
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6. How are the following groups impacted by current and future housing market
demand: Seniors, Families, Persons with Special Needs, Students, and Young
Professionals?
Given the lack of available developable land, competition for housing is expected to continue for the foreseeable future. In a high demand market
such as Shorewood, prices are expected to continue to rise absent new additions to the housing supply. The following section discusses how particular
groups are impacted by current and future housing demand.
•

Seniors: The most recent addition (built in 2018) to the housing stock is a luxury age-restricted rental property, The Oaks of Shorewood. The
property is currently 95 percent occupied with the majority of the occupants reportedly previous homeowners from the local area. The
population in Shorewood is ageing and senior household growth is projected to outpace general household growth through 2024; many of
these households will be living on fixed incomes and/or may be looking to downsize into either a senior-friendly apartment or senior-friendly
condominium. As such, the current demand for and gap in senior-friendly housing supply is likely to grow over the foreseeable future.

•

Families: Assuming the schools continue to perform well relative to their counterparts in other parts of the MSA, we expect families will
continue to want to live in Shorewood to gain access to the school system.

•

Persons with Special Needs represent a notable minority in Shorewood and there are currently no housing units specifically designed to target
these individuals. This housing product is unlikely to be built absent government or non-profit support.

•

Students: Although enrollment numbers at the University of Wisconsin Milwaukee continue to decline, there are still significantly more
students enrolled than there are student specific housing units and as such students are expected to continue to live in non-student specific
housing for the foreseeable future. Shorewood’s high walkability, the increased development along Oakland Avenue, and Shorewood’s
proximity to the university will continue to make Shorewood an attractive location for students.

•

Young professionals: Shorewood’s walkability, competitive housing stock – both new luxury rental units in mixed-use buildings and duplexes
for young professionals with children - and proximity to downtown Milwaukee and other major employment centers in the MSA, will continue
to make Shorewood an attractive location to young professionals. Recent luxury market rate multifamily developments such as Mosaic on
Oakland (built in 2017) and Lighthorse 4041 cater toward a wide variety of tenant groups but are particularly attractive to young
professionals who tend to prefer newer construction with more amenities and walkability in close proximity to employment centers.
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7. What impact, if any, has development within the past 10 years had on the
housing market of the community?

Recent Development
Residential: Majority are market rate rental properties
Commercial: Metro Market on Oakland Avenue
Two Primary Impacts
• New luxury market rate units  price pressure on older rental housing stock  potential for
more naturally occurring affordable housing units
• New additions primarily rental properties  Shorewood is becoming even more of a renter
community
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8. Short-Term Rental Market
Why d

6,344 housing units in Shorewood
As of December 2019, there were 11 entire housing units, or 0.2 percent of the
housing stock, and two additional housing units with private rooms advertised for
short-term rental in Shorewood
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8. What impact, if any, does short
term
Why
d rental (such as AirBnB) have on
our housing market?
Have you been disrupted by short term rentals (e.g. noise, lack of parking,
security issues, etc.)?
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8. What impact, if any, does short
term
Why
d rental (such as AirBnB) have on
our housing market?
What overall impact do you believe that short term rentals have for the overall
community, including homeowners, schools and businesses?
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9. Are there barriers/opportunities or interest in Accessory Dwelling Units
(ADUs), Micro Apartments, Co-housing or Home-sharing?
Opportunities – Yes!
• 36.5 to 37.4% of survey respondents supported these types of projects
• Interest expressed at public meetings for ADUs and Co-housing
Barriers – Yes!
• Zoning limitations
• Potential public opposition
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10. What aspects of our supply or market demands might lead
towards tear-downs?
Significant percentage of
older housing stock
BUT, no obvious areas of
disrepair
Opportunities for teardowns likely to be unit
specific or project focused,
i.e. combination of
available units for larger
project
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Recommendations
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1. What types of housing will not be met?
Affordability gaps that exist now will likely worsen. Why? Basic economics.
Demand is expected to continue to rise
• Shorewood’s walkability, proximity to various labor markets, and good
schools make it desirable place to live
• Mortgage interest rates are not projected to rise until 2022 and even then
only an average rate hike (up to 4.1%) is currently projected
(Mortgage Bankers Association)

Supply
• Absent additions to supply, housing costs will continue to rise
• BUT – adding supply is necessary but not sufficient to addressing gaps
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2a. What types of housing could be pursued
and supported?
• Existing Housing Stock
–
–
–
–

Energy efficiency upgrades
Senior friendly modifications
Infill construction and redevelopment
Means Tested Downpayment assistance

• New Housing Stock
–
–
–
–
–
–
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Condominium project
Rental project
Mixed-use project
Affordable housing project, owner or rental
Accessory Dwelling Units (ADUs)
Co-housing options
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2b. What barriers exist to their
development?
• Lack of available land
• Zoning regulations
• Construction costs
• Public opinion
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3. What housing demands will likely not be met
without intervention, subsidy, incentives,
innovative programs, code revisions, etc?
• Affordable housing units (exception: naturally occurring affordable
units)
• Housing for persons with disability under 55 years of age
• Wide scale energy efficiency upgrades
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4. What types of programs, established as well as
new and innovative, could Shorewood
seek/provide for the development and/or
redevelopment of necessary housing?
• Existing Housing Stock
– Energy efficiency upgrades
– Senior friendly living modifications
– Duplex to flat conversions

• New Housing Stock
–
–
–
–
–
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TIF district
Density bonus
Zoning reform
Local Housing Trust Fund
Impact fee program
www.novoco.com

TIF District
•

Description: tool used to spur development or redevelopment in a
particular area, widely used in Wisconsin

•

Uses: Blight, rehabilitation/conservation, industrial, mixed-use,
environmental remediation

•

Strengths:
–
–
–
–

•

In successful TIFs, the municipality investment is repaid
Has potential for long-term gains on tax rolls
Incentivizes investment where the market alone otherwise may not
Has potential to add affordable units as part of the agreement

Weaknesses:

– No guarantee
– Foregone taxes while TIF is open may shift tax burden
– Can have less transparency and accountability than traditional general fund
expenditures
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Density Bonus Ordinance
•

Description: Voluntary incentive-based tool that allows developer to build additional
units above the base maximum permitted density or on a larger footprint in
exchange for setting aside a certain number of units as affordable. The additional
cash flow from the additional units offsets the reduced revenue achieved by the
affordable units. Bonus varies widely by municipality.

•

Best Location: along commercial and public transit corridors

•

Strengths
– Flexibility in program structure can allow for substantial or incremental approach to
adding supply
– No significant additional direct cost to municipality once the ordinance is established
– Proven incentive-based tool for adding affordable housing units

•

Weaknesses
– Higher density can be unpopular among existing residents particularly in areas that have
historically been low-density municipalities
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Zoning Reform
•

Description: Modernize zoning regulations, for example:

– Upzoning: allow for triplex and four-plex construction, Accessory Dwelling Units
(ADUs), and/or co-housing as conditional use in one and two-family zone
– Loosen parking requirements for specific types of housing, for example agerestricted properties, units for low to moderate income households, or units
located along transit lines.

•

Strengths

– Incremental approach to increasing housing supply
– Increase in supply in theory will lead to a decrease in housing prices, or at a
minimum a decrease in the growth of housing prices
– Has potential to retain oversight through conditional use permitting process

•

Weaknesses

– Typically lacks public support
– Increased pressure on public facilities and infrastructure which may not be
able to handle the additional usage
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Local Housing Trust Fund
•

Goal: To provide affordable housing units

•

Potential funding sources:
– Municipal general fund
– Developer impact fees
– Commercial linkage fees

•

Strengths
– More flexibility in affordable housing policy and goals

•

Weaknesses:
– Administrative costs

•

Examples: Milwaukee Housing Trust Fund
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Recommendations - Takeaways
• What is the ultimate goal?

–
–
–
–
–

Eliminate housing gaps?
Diversify housing stock?
Prevent displacement?
Increase tax levy for the Village?
Maximize the aggregate valuation in the Village?

• Some projects of course can accomplish multiple goals
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Recommendations - Takeaways
Assuming the goal is to address housing gaps, we recommend the following:
•

Existing Housing Stock Programs
–
–
–
–

•

End duplex conversion program
Add energy efficiency program
Add senior friendly modifications program
Continue downpayment assistance program

New Housing Stock
–

New condominium project with some incentive, TIF or voluntary such as density bonus, for some affordable set aside
•
•
•
•
•
•

Adding supply will help control rising owner-occupied housing prices
Adding supply will allow for a levy increase for the Village which can only be done through net new construction (or referenda)
Adding supply will increase the aggregate assessed valuation of Shorewood, which has potential to decrease property taxes
Provides a more affordable owner option to single-family homes/duplexes
Provides more senior-friendly housing stock that is still owner-occupied
Can get some affordable units through an incentive program

–

IF you do another rental project, consider a project with formally set-aside affordable housing units.

–

Ease zoning rules to allow for Accessory Dwelling Units and Co-Housing options, even if only through an overlay district or
as a conditional use rather than permitted by right use

–

Ease zoning in one and two-family zoning districts to allow for tri and four-plexes
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Questions?

Rachel Denton, MAI
Partner
KC Metro Office
Novogradac
Rachel.denton@Novoco.com
913-312-4612
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Disclaimer

Novogradac & Company LLP (“Novogradac”) is the copyright owner of this slide deck. Novogradac is making the printed
version (but not the PowerPoint file) of this slide deck and any other handouts branded with the Novogradac logo
(collectively the “Materials”) available to attendees and/or viewers of this workshop for informational and/or educational
purposes only. The Materials and attendance at the workshop are not a substitute for professional advice. By accessing the
Materials and attending the workshop, you agree to the terms of this disclaimer. You agree not to make business, financial,
and/or tax decisions based solely on the Materials and you agree that we are not responsible for any such business,
financial and/or tax decisions made by you based on the information contained in the Materials. You agree not to make
audio or video recordings of the workshop instruction. Other than as may be permitted under the Fair Use Doctrine of US
copyright law, you may not copy, cite to, or distribute the Materials, in whole or in part, without the prior written consent of
an authorized officer of Novogradac. All rights reserved 2019 by Novogradac & Company LLP. Novogradac & Company LLP
is a registered trademark of Novogradac.
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